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MADISON  HERITAGE  MARKET  PLAZA  DEVELOPMENT  PLAN 


A  .Characteristics  of  the  Communi  t  y 

Lower  Roxbury  has  been  characterized  by  city  surveys  and  plans  as 
a  "sub-neighborhood"  of  the  Dudley  Station  trade  area,  defined  by 
a  1980  City  of  Boston  study  as  extending  from  Massachuse  t-te  s 
A venue ( nor thea st )  to  Columbus  Avenue(west)  to  Martin  Luther  King 
Boule var d ( scut h )  along  Washington  Street  to  Seaver  Street.  The 
estimated  population  of  the  Dudley  trade  area  in  1980  was 
25,138.""'  From  1970  to  1980,  the  area's  population  increased  4.5 
per  cent  -  in  part  due  to  the  successful  development  of  526  units 
of  family  housing  along  Cass  Boulevard. 

The  Dudley  trade  area  contains  a  population  of  primarily  low  and 
moderate  income  households;  67.6  per  cent  earned  less  than  $7,500 
according  to  the  1980  City  of  Boston  study.  Approximately  55  per 
cent  of  the  households  were  "blue  collar  households",  while  about 
41  per  cent  were  engaged  in  managerial  and  professional 
jobs. About  80  per  cent  of  the  households  in  the  Dudley  area  were 
black,  12  per  cent  were  white,  and  5  per  cent  were  Oriental. 
Households  primarily  were  found  to  be  renting  their  housing 
units;  approximately  66  per  cent  were  renters  and  34  per  cent 
were  homeowners. 

Physically,  the  lower  Roxbury  neighborhood  contains  a  substantial 
amount  of  vacant  land(cleared  for  the  Southwest  Corridor  and 
Inner  Belt).  It  is  a  neighborhood  which  has  experienced 
disruption  of  its  physical  character  but  which  has  managed  to 
retain  and  solidify  its  character  as  a  neighborhood  and  as  a 
community . 

B . Planning  and  Rede vel opment  Goals  for  the  Dudley  Trade  Area 

Dudley  Station  and  its  surrounding  neighborhoods  have  long  been 
identified  by  City  and  community  organizations  alike  as  a  key  and 
high  priority  re  vital i zat ion  node  in  both  the  black  community  of 
Boston  and  the  City  as  a  whole.  In  1977,  the  Boston  Plan  - 
an  agenda  of  development  and  revi tali zat ion  projects  for  funding, 
targeted  the  Blue  Hill  Avenue  Corridor,  of  which  Dudley  is  a  key 
■part,  as  a  long-term,  high  priority  commercial  district. 

Following  approval  by  the  Massachusetts  Legislature  in  1978,  the 

City   of   Boston  designated  the  Dudley  area  as  a  Commercial  Area 

Revitali zation   Dist r i c t ( CARD ) ,   as  a  means  of  carrying   out  the 

commercial   re vi ta liza t i on   objectives  of  the   Boston   Plan.  The 


^"'Analysis   of  Shopping  Patterns  and  Retail  Market   Demand   j^ 
Dudley  Station  -  Neighborhood  Development  Agency,  City  of  Boston, 
1980. 


purpose  of  this  legislation  was  to  spur  commercial  activity  and 
renewal  by  allowing  three  financing  incentives  formerly  available 
only  for  industrial  activity.  Specifically  eligible  for  these 
financing  mechanisms  are  projects  sponsored  by  community 
development  corporations. 

A  1979  report  published  by  the  Boston  Redevlopment  Authority, 
entitled  The  Blue  Hill  Avenue  Corridor:  A_  Progress  Report  and 
Guidelines  for  the  Future  identified  two  major  issues  for  the 
successful  redevelopment  of  the  corridor: 


-  the   channeling   of   loan   payment 
developments  into  neighborhood  projects; 


proceeds   of   downtown 


-  that  residents  and  busi nesspeople  of  the  Corridor  benefit 
not  only  from  enjoying  the  results  of  the  r e vi ta liza t ion  process, 
but  by  participating  in  the  work  that  produces  it. 

The  report  concluded  with  the  following  recommendation: 

"While  outside  investment  and  expertise  will  surely  be  welcomed, 
the  City  and  the  Community  must  promote  in  every  way  possible  the 
growth  of  financial  capacity,  development  skills,  and  work  force 
experience  in  the  .  .  .  Cor ridor  itself". 

C . Dudley  Station  Business  District  Development  Priorities 

In  October,  1980,  the  City  of  Boston  conducted  a  market  study  and 
ensuing  analysis  to  determine  more  specifically  the  community's 
business  development  needs  and  to  establish  business  development 
priorities  for  the  Dudley  Station  area.  The  study,  entitled 
Anal y si  s  of  Shopping  Needs  and  Retail  Market  Demand :  Dudley 
Station  ,  identified  a  series  of  business  types  whose  development 
was  "essential  to  the  successful  re  vita  1 i zat ion  of  the  business 
district",* 

Out  of  81  types  of  commercial  and  retail  business  types  listed  in 
the  survey,  a  full-service  supermarket  was  the  main  development 
priority  identified  for  the  Dudley  area,  followed  by  a  discount 
drug  store.  Ensuing  market  analysis  found  the  primary  food 
expenditures  of  the  Dudley  trade  area  could  potentially  support 
over  55,000  sq.  ft.  in  additional  retail  food  store  space.* 

D .  Ma  r  ket  Analysis  for  a_    Full-Service  Supermarket 

Following  the  identification  of  a  full -service  supermarket  as  a 
key  development  priority  for  the  Dudley  area,  the  Lower  Roxbury 
Development  Corporation  undertook  in  1981-1982  a  market  analysis 
for  a  full -service  supermarket  to  be  sited  in  the  Dudley  Station 
area.  An  analysis  of  the  locations  of  full-service  supermarkets 
within  a  one-mile  radius  of  this  area  found  the  area  clearly 
demonstrating   an   unsatisfied   demand  for   a   full-service   food 


*  City  of  Boston,  op.  cit.,1980 


Digitized  by  the  Internet  Archive 

in  2010  with  funding  from 
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market.  None  of  the  five  nearest  markets  are  within  walking 
distance  of  the  Dudley  Station  area  and  moreover  are  not  reached 
conveniently  by  public  transportation.  Community  residents  who 
have  no  cars  are  forced  to  travel  by  taxi  to  carry  out  their 
regular  food  shopping,  adding  an  additional  financial  burden  to 
already  slim  budgets. 

LRCC's  1981  market  analysis  estimated  the  population  of  the 
area  within  a  one-mile  radius  of  the  Melnea  Cass 
Boulevard/Washington  Street  intersection  to  be  52,500  persons. 
Using  the  estimated  annual  per  capita  food  expenditure  of  $770 
found  in  the  1980  City  of  Boston  study  of  the  Dudley  trade  area, 
estimated  potential  gross  sales  could  be  as  high  as  $40,425,000 
for  a  high  quality  full-service  supermarket  located  in  the 
immediate  area.  As  previously  mentioned,  the  study  estimated  the 
Dudley  trade  area  could  accommodate  up  to  an  additional  55,000 
square  feet  in  retail  food  space. 

E.  Proposed  Location  for  Supermarket /Shopping  Center  _-  Parcel  10 


"Parcel  10" 

-  a  71 ,000  sq  . 

ft.  vacant  lot  originally  cleared 

for 

the 

construction   of  the 

now  defunct  Inner  Belt  -  is  located 

at 

the 

intersection  of  Melnea 

Cass  Blvd . (relocated  Sterling  St.) 

and 

Wash 

ington 

Street.   Shawmut  Avenue  borders  the  site  at  the  north. 

Much 

of  the 

land  was  acquired  by  the  Massachusetts  Department 

of 

Publ 

ic  Work 

s  during  the  I- 

•95  and  Inner  Belt  construction  project; 

the 

remain 

der   is   held 

by  the  City  of   Boston.   The   sit,e 

was 

desi 

gna ted 

"Parcel  10"  by 

the  Southwest  Corridor  Project  of 

the 

MBTA 

which 

has  responsibi 

lity  for  the  preparation  and   execution 

of  a 

rede ve 

lopment  plan  for  the  land  that  was  acquired  for  the  I- 

95  p 

r  o  j  e  c  t  . 

The  site  has 

been  cleared,   graded,   and  fenced. 

New 

streets   an 

d   sidewalks  were  constructed  in  1980  on   the   streets 

whic 

h  border  the  site. 

Bordering  the  site  along  Washington  Street  runs  the  elevated  MBTA 
Orange  line,  due  to  be  relocated  in  late  1986.  Shortly 
thereafter,  the  elevated  tracks  are  scheduled  for  demolition. 

Parcel  10  is  adjacent  to  Madison  Park  -  a  residential 
neighborhood  developed,  owned,  and  currently  managed  by  the  Lower 
Roxbury  Development  Corporation.  Accordingly,  its  development 
will  have  a  substantial  impact  upon  this  neighborhood.  The  site 
is  also  a  key  entrance  point  to  the  Dudley  Station  Business 
District,  known  as  the  "town  center"  of  Roxbury  for  two  centuries 
and  which  was  identified  in  the  earlier  twentieth  century  as  the 
second  densest  commercial  district  in  Boston'". 

Parcel  10  borders  Washington  Street  to  the  east  and  as  such,  is 
located  within  the  section  of  land  which  was  filled  during  the 
last  century  to  create  what  is  now  known  as  the  Back  Bay  area  of 
Boston.  Although  no  test  borings  as  yet  have  been  conducted, 
there   is   reason  to  believe  soil  conditions  may  be  poor  in   this 


*City  of  Boston,  op.cit.,1980 


location.  Such  conditions  would  suggest  that  low-rise  development 
of  the  site  would  be  more  appropriate  and  far  less  costly  than 
would  high  rise  structures,  since  it  is  likely  that  substantial 
foundation  work  would  be  required  in  such  an  instance. 


II.  PROPOSED  SUPERMARKET/SHOPPING  CENTER  AT  PARCEL  10. 

A .Description  of  Project 

The  plan  for  a  supermarket  to  be  located  at  Parcel  10  is  not  a 
new  one.  As  early  as  1979,  a  Boston  Redevelopment  Authority  study 
identified  Parcel  10  as  a  prime  location  for  a  supermarket 
facility.""'  The  Southwest  Corridor  Development  Plan  itself  also 
targeted  Parcel  10  for  the  construction  of  a  supermarket  to  serve 
the  needs  of  the  surrounding  community.  Following  the 
identification  of  a  supermarket  as  a  high  priority  development 
alternative  for  the  community  at  this  time,  the  Lower  Roxbury 
Development  Corporation  in  1981  undertook  a  market  analysis  as 
well  as  preliminary  marketing  steps  to  attract  a  supermarket  to 
locate  at  Parcel  10, 

The  opportunity  is  now  at  hand  to  make  these  plans  a  reality. 
The  Lower  Roxbury  Development  Corporation,  in  partnership  with  an 
experienced  development  company  specializing  in  inner-city 
supermarkets,  is  proposing  to  develop  and  construct  a  full- 
service  supermarket  at  Parcel  10.  Supporting  retail  space  will 
also  be  developed  to  meet  additional  community  retail  needs,  such 
as  a  pharmac  y  . 
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"""  .  The  Blue  Hill  Avenue  Cor  r  i  dor  , Boston  Redevelopment  Authority, 
October,  1979. 


B. Timetable 

Depending  upon  the  length  and  process  of  site  acquisition,  it  is 
estimated  that  a  groundbreaking  could  occur  within  four  to  six 
months  time,  in  all  probability  by  September,  1986. 

C .  The  Development  Team 

1. Lower  Roxbury  Development  Corporation 

The  Lower  Roxbury  Development  Cor por at  ion ( LRDC )  will  be  a  co- 
general  partner  of  the  partnership  formed  to  develop  and  own  the 
shopping  center.  LRDC  will  participate  in  all  major  decisions 
concerning  the  development  of  the  project  and  will  have  primary 
responsibility  for  carrying  out  the  site  acquisition  process  and 
procurement  of  financing  commitments,  LRDC ' s  participation  in  the 
partnership  will  ensure  that  the  project's  design, 
implementation,  and  ultimate  operation  will  benefit  the 
surrounding  Lower  Roxbury  community  and  the  larger  minority 
communit  y , 

The  Lower  Roxbury  Development  Corporation  is  an  experienced 
community  development  corporation  which  has  served  the  Lower 
Roxbury  neighborhood  of  Boston  for  over  15  years.  It  was  formed 
in  the  late  1960s  by  a  group  of  neighbors  forced  to  move  through 
the  City's  urban  renewal  program  at  that  time  and  the  State's 
intended  construction  of  the  Interstate  Highway  1-95. 

The  Lower  Roxbury  Development  Corporation  possesses  an  impressive 
development  track  record,  including  the  development, 
construction,  and  management  of  over  500  units  of  subsidized 
housing  known  as  Madison  Park.  These  units,  in  three  adjacent 
developments  totalling  $25  million  in  mortgage  loans,  have 
provided  replacement  housing  for  those  households  who  wanted  to 
return  to  the  Lower  Roxbury  area. 

2. The  Heritage  Square  Company 

The  Heritage  Square  Company  is  an  experienced  development  firm 
specializing  in  the  development  of  shopping  centers  within 
underserved,  primarily  minority  inner-city  communities.  The  firm 
has  an  established  track  record  in  creating  centers  of  up  to 
75,000  square  feet  in  rentable  commercial  space,  and  a  mix  of  up 
to  ten  or  more  stores  or  businesses  within  the  shopping  center. 
Typically,  these  centers  have  provided  full-time  employment  for 
125-150  people,  most  of  whom  reside  in  the  immediate  vicinity  of 
the  center. 


Successful  shopping  centers  developed  by  the  Heritage  Square 
Company  are  found  in  North  Carolina,  Florida,  South  Carolina,  and 
Alabama.  In  each  case  the  firm  has  worked  in  cooperation  with  a 
local  community-based  organization  to  create  a  center  which 
involves    local   community  residents  and  businesspeop le   in   all 


phases  of  the  development  process.  In  each  case,  the  firm's 
ultimate  objective  is  for  eventual  ownership  of  the  center  by  the 
local  community. 

The  Heritage  Square  Company  will  be  a  co-general  partner  of  the 
partnership  that  develops  and  owns  the  shopping  center.  The 
primary  responsibilities  of  the  Heritage  Company  in  the 
development  process  will  be  overseeing  the  construction  phase, 
marketing,  identification  of  desirable  business  tenants,  lease 
negotiations  and  securing  of  commitments,  and  assisting  and 
supervising  the  operations  of  the  retail  supermarket  operator  to 
ensure  quality  and  efficiency  of  operations. 

3. Tropical  Foods, Inc. 


Tropical 

Foods,   Inc.,   is   an   existing  specialty 

food   market 

located   in  the  Dudley  Sation   community.   The   store,   currently 

occupying 

approximately  5,000  square  feet,   has  been 

operating  in 

the  local 

community  for  almost  two  decades.  The  owner  of  Tropical 

Foods,   Mr 

Medina,   began  the  business  himself,   h 

aving  come  to 

this   country  in  1964,   virtually   penniless,   from 

Cuba .   Today 

Tropical 

Foods  is  a  thriving  market,   grossing  over 

$2  .  6  million 

in   annual 

sales, and   whose  sales   volume   is   outstripping   its 

present   p 

hysical  capacity  to  expand.   In  addition  to  its   retail 

operations 

,   Tropical   Foods   has   been  developing 

a   profitable 

wholesale 

operation  which  provides  specialty  food  items  to   other 

retailers 

in   the   Boston   area,   and   clients   sue 

h   as   ethnic 

restaurant 

s.    Because   of   this,   it   is  becoming 

critical   for 

Tropical 

Foods  to  relocate  within  its  trade  area  to 

a   new   site 

and   build 

ing   which  can  better  serve  its  clientele 

in   terms   of 

increased 

product  lines  and  a  more  spacious  shopping 

environment . 

Tropical 

Foods   is  proposed  to  be  the  retail  operator   of   first 

choice  for 

the  supermarket  to  be  developed  on  Parcel 

10.  LRDC  and 

Tropical 

Foods  have  been  working  together  for  several  months   in 

the  invest 

igation  of  this  and  other  options  for  the 

local  market. 

The   existing  operations  of  Tropical  Foods  have  been 

reviewed   by 

the   Heritage  Company.   To  undertake  an  expansion  of 

its   current 

5,000   sq. 

ft.   capacity   to  a  larger   full-service 

supermarket 

capacity  , 

it   will  be  necessary  for  Tropical  Foods 

to  secure  the 

capital   needed   to  purchase  the  necessary  equipment 

and   expand 

inventory 

to  the  required  level.   LRDC  will  assist  T 

ropical  Foods 

in   both 

of  these  efforts;   the  Heritage  Company  wi 

1 1  act   as   a 

consultant 

to  the  local  market  in  such  an  instance. 

As  mentioned. 

should   th 

e  market  decide  it  is  more  appropriate  to 

expand   to   a 

lesser  level  and/or  to  locate  its  operations  elsewhere,  LRDC  will 

also  assist  Tropical  Foods  to  carry  this  out. 

III. PRELIMINARY  DEVELOPMENT  BUDGET  &  FINANCING  PLAN. 

The  following  budget  is  based  on  cost  projections  for 
construction  of  a  20,000  s . f . super  mar ket  facility  and  an 
additional  15,000  s.f  .  of  retail  space.  The  total  development 
cost,  excluding  site  acquisition,  is  estimated  to  be  $1,796,050. 
Of  this  amount,  construction  and  site  costs  total  $1,475,000: 


Prelimi  nary  De  vel opment  Budget 
Madi son-Heritage  Market  Plaza 


Site  Acquisition: 
Land 

Sur vey  ,  ti t le ,  recor ding , legal 
Soil  tests 

Subtotal 


to  be  determined 
$7,900 
1,500 


$9,A00 


Cons  tr  uc  t ion  : 
Site  work 

Bldg.  construction 
InterestC  12%/yr) 


Subtotal 


225,000 

1 , 190,000 

60,000 


$1,475,000 


Development  Costs: 

Arc  hi  tec t ural /Engineer ing  fees  15,000 

Legal /account ing  10,000 

Marketing  ,  data  anal y si s , over hea d  ,  29,650 

insurance 

Appraisal  3,000 

Developer's  fee  60,000 

Subtotal  $117,650 

Leasing  Costs: 

Adver ti sing , promo t ion  ,  leasi ng  fees  64,500 

Signage  500 

Subtotal  $65,000 


Financing  fees: 

Permanent  loan 

Construction  loan 

Closi ng , le gal  ,  recordinj 


Subtotal 


Con  tingency 


TOTAL  DEVELOPMENT  COSTS 
(exclusive  of  site  acquisition) 


13,500 
13,500 
12,000 

$39,000 

90,000 

$1 , 796,050 


SOURCES  OF  FUNDS: 

Permanent  f i nanc ing ( CARD  district) 
( 10. 8%, 20  yrs.) 

City  of  Boston(5%,  15  yrs) 

Partnership  investment 

TOTAL  SOURCES  OF  FUNDS 


$1 ,350,000 

233,550 
212,500 


1,796,050 


In  the  past  three  months,  LRDC  has  approached  several  financing 
institutions  to  determine  if  the  project  is  eligible  for 
financing,  and  has  received  preliminary  expressions  of  interest 
from  more  than  one  potential  lending  source.  Since  the  project 
is  located  within  a  CARD  district,  it  is  eligible  for  lower 
interest  financing  available  through  the  City  of  Boston.  An 
additional  source  of  financing  for  CARD  projects  is  the 
Massachusetts  Industrial  Finance  Authority. 


IV. SUMMARY 


The  Lower  Roxbury  Development  Corporation,  in  partnership  with  an 
experienced  development  firm,  is  proposing  to  develop  a  full- 
service  supermarket  and  shopping  center  on  the  71,000  sq.  ft  site 
at  the  intersection  of  Melnea  Cass  Blvd.  and  Washington  Street 
known  as  Southwest  Corridor  Parcel  10.  A  major  objective  of  the 
project  is  to  fulfill  a  long-identified  need  within  the  Dudley 
area  community  for  a  full-service  supermarket.  A  local  specialty 
food  market  -  Tropical  Foods,  Inc.  -  is  the  first  choice  to 
become  the  retail  operator  for  the  supermarket. 

A  concrete  opportunity  now  exists  for  the  City  of  Boston  and 
Commonwealth  of  Massachusetts  to  realize  a  development  objective 
of  long  standing  for  both  the  Dudley  station  community  and  the 
larger  minority  community  of  Boston.  The  City  and  the 
Commonwealth  are  asked  to  join  the  Lower  Roxbury  Development 
Corporation  and  its  partners  to  make  this  opportunity  a  reality, 
specifically  in  designing  and  implementing  an  expeditious, 
efficient,  as  well  as  fair  acquisition  process  and  method  of 
conveyance  for  the  vacant  parcel. 
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